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THE  RAVALLI  COUNTY  SUBDIVISION  INVENTORY 

Over  the  past  several  years  the  people  of  Montana  have 
voiced  a  growing  concern  over  the  pace  and  extent  of  the 
subdivision  and  residential  development  of  rural  lands. 
Many  Montanans  fear  the  environmental  or  aesthetic  degradation 
that  inadequately  controlled  subdivision  can  bring.   Problems, 
such  as  inefficient  or  undesirable  land  use,  inadequate  sanita- 
tion safeguards,  imposition  of  high  maintenance  costs  upon 
the  community  for  public  services  and  increasing  competition 
for  a  decreasing  amount  of  recreational  space,  are  valid 
concerns.   Many  Montanans  have  also  expressed  curiosity  regarding 
the  real  extent  of  non-resident  involvement  in  these  subdivisions, 
both  as  developers  and  as  consumers. 

Montana,  however,  does  not  have  a  comprehensive  law 
requiring  the  recording  of  all  real  estate  transactions, 
so  there  is,  at  best,  limited  factual  information  available 
for  studying  these  concerns  and  problems  or  for  making  policy 
decisions.   Under  the  Legislative  Modernization  Program, 
the  Community  Development  Bureau  assisted  in  the  development 
of  proposals  for  a  new  subdivision  law.   Documentation,  through 
field  work  was  a  necessary  prerequisite  for  formulating  this 
new  legislation. 

A  limited  real  estate  subdivision  inventory  was  undertaken 
to  provide  that  documentation.   For  the  purpose  of  the  inventory, 
a  subdivision  was  defined  as  "any  land  which  is  divided  into 
three  or  more  parcels  (two  segregations  from  the  original 
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tract) ,  for  the  purpose  of  disposition,  whether  immediate 
or  future" .   The  goal  of  the  inventory  was  to  identify  and 
analyze  the  extent  and  character  of  the  non-urban  subdivision 
activity  in  a  selected  county  or  counties.   Because  of  time 
limitations,  only  one  county  has  been  studied  to  date. 

The  Ravalli  County  Record  Keeping  System 

All  Montana  counties  record  platted  and  filed  subdivisions, 
but  few  counties  have  record  keeping  systems  which  permit 
identification  of  unplatted  subdivisions  without  considerable 
expenditure  of  time  and  effort.   One  of  these  few,  Ravalli 
County,  has  also  experienced  significant  non-urban  subdivision 
activity. 

When  land  classification  was  instituted  in  1957,  the 
Ravalli  County  Land  Classification  and  Appraisal  Office, 
on  its  own  initiative,  developed  a  system  for  property  iden- 
tification.  A  code  number  or  "plat  mark"  was  assigned  to 
each  property  and  the  name  of  the  owner  was  recorded.   These 
ownership  lists  are  organized  by  township  and  range  and  are 
updated  annually  in  March.   Each  property  is  also  identified 
on  a  township  map  by  its  plat  mark.   For  example: 

22  Jones,  James  and  Annie  G. 

22A  Jones  c/o  Smith,  John  A.  and  Linda 

22B  Doe,  Robert  J.  and  Barbara  D. 

Jones  is  the  owner  of  the  original  tract,  22.  When  a 
parcel  is  sold  from  a  tract  sub-classification  (A  +  B)  are 
assigned.   The  c/o  symbol  in  22A  indicates  that  Smith  is 
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buying  the  segregated  parcel  on  a  contract- for-deed  basis. 
In  22B  Doe  has  received  a  deed  for  his  segregated  parcel. 
This  pattern  would  fall  under  the  definition  of  "subdivision" 
used  in  the  inventory  because  there  have  been  at  least  two 
segregations  from  the  original  property,  creating  three  separate 
parcels. 

A  system  for  data  collection  was  developed  with  the 
assistance  of  personnel  from  the  State  Information  System 
Bureau.   All  non-urban  properties  and  ownerships  recorded  on 
the  classification  office  ownership  lists  in  the  pattern 
described  above  were  listed  on  a  data  entry  form.   Using  this 
new  list  of  properties  which  met  the  subdivision  definition, 
each  parcel  was  researched  in  the  county  assessor's  records 
and  the  available  data  for  each  were  recorded  on  the  data 
entry  form.   These  data  were  programmed  and  computerized  to 
facilitate  analysis  and  interpretation.   The  Ravalli  County 
Clerk  and  Recorder's  records  were  also  searched  to  compile 
lists  of  all  platted  and  filed  subdivisions. 

The  Ravalli  County  Assessor's  Office  lists  a  considerable 
number  of  contract-for-deed  sales  which  are  not  elsewhere 
recorded.  Sellers  of  property  usually  contact  that  office 
when  a  sale  has  occurred  so  that  the  property  taxes  will 
be  assigned  to  the  purchaser.   A  portion  of  the  contract- 
for-deed  (c.f.d.)  sales  have  been  recorded  for  the  last  four 
to  five  years  by  means  of  a  Notice  of  Purchaser's  Interest 
instrument.   The  County  Clerk  and  Recorder  notifies  the  County 
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Assessor  of  such  filings.   The  Assessor's  Office,  in  turn, 
notifies  the  Land  Classification  and  Appraisal  Office  of 
the  change. 

Not  all  c.f.d.  sales  are  listed  in  the  classification 
office  records.    Since  there  is  no  legal  requirement  for 
recording  all  real  estate  transactions  a  property  tax  advantage 
is  often  available  to  both  seller  and  buyer  if  a  transaction 
is  not  made  public.   For  example,  most  lands  being  subdivided 
in  Ravalli  County  were  previously  in  agricultural  use.   When 
the  classification  office  is  notified  that  a  property  is 
being  subdivided,  the  entire  tract  may  be  reclassified  as 
a  sub-tract  (suburban  tract) ,  and  assessed  at  a  rate  usually 
four  to  five  times  its  assessment  as  agricultural  property. 
The  purchaser  also  benefits  if  the  sale  is  not  made  public 
because  his  share  of  the  seller's  taxes  is  based  on  the  lower 
agricultural  rate.   It  is  unknown  what  proportion  of  c.f.d. 
transactions  evade  equitable  taxation  by  this  subterfuge. 
This  handicap  prevented  the  inventory  from  being  a  truly 
comprehensive  study  of  subdivision  activity  in  Ravalli  County. 

The  greatest  deficiency  of  the  assessor's  records  is 
that  they  do  not  indicate  the  dates  of  real  estate  transactions 
or  even  the  dates  when  the  transactions  were  reported. 
Although  filing  dates  are  noted  on  recorded  c.f.d.  transfers 
and  on  recorded  deeds,  time  limitations  prohibited  the  intensive 
search  of  clerk  and  recorder  records  which  would  have  been 
required  to  obtain  this  information. 
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Available  data  list  all  properties  knovm  to  have  been 
subdivided  from  1957  to  March  1972.    The  State  Board  of 
Equalization  Annual  Report  first  began  listing  acreage  included 
in  the  classification  "Suburban  Tracts,  Villa  Sites,  Orchards, 
etc."  for  Ravalli  County  in  1964.   In  Ravalli  County  this 
classification  does  not  include  lands  used  for  agricultural 
purposes  despite  the  use  of  the  term  "orchards".   An  "orchard 
tract"  was  a  common  type  of  subdivision  in  the  Bitterroot 
Valley  for  several  years  prior  to  World  War  I,  when  the  promise 
of  income  from  a  cherry  or  apple  orchard  induced  many  to 
purchase  a  small  parcel,  usually  ten  acres.   Most  of  the 
parcels  which  were  sold  for  this  purpose  are  now  residential 
sites.   So  many  speculative  "orchard  tracts"  were  created 
that  the  market  was  glutted.   The  plats  for  some  of  the  unsuc- 
cessful subdivisions  were  vacated  and  the  land  was  returned 
to  agricultural  use.   Some  of  these  are  now  being  subdivided 
on  the  basis  of  the  old  plats  or  are  being  replatted.   Unless 
replatted,  the  contemporary  sale  of  lots  from  the  old  orchard 
tracts  has  not  been  included  in  the  scope  of  study. 

According  to  the  Classification  Office,  the  Board  of 
Equalization  figures  which  follow  reasonably  approximate 
the  pace  of  subdivision  activity  in  Ravalli  County.   The 
figures  must  be  qualified,  however,  because  they  include 
other  acreage  not  within  the  inventory  subdivision  definition 
of  subdivision  and  properties  subdivided  before  1957.   Correspond- 
ingly, the  inventory's  definition  of  subdivision  includes 
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many  properties  which  have  acreage  classified  as  agricultural, 
in  addition  to  those  classified  as  subtracts.   Only  52%  of 
the  acreage  from  parcels  under  forty  acres  classified  by 
the  inventory's  definition  as  "subdivided"  is  classified 
as  "suburban  tract  (subtract)"  by  the  Ravalli  County  Classifi- 
cation and  Appraisal  Office.  (See  page  36  for  details.)   The 
inventory's  definition  is  concerned  only  with  the  fact  that 
the  property  has  been  subdivided,  not  with  its  use  or  quality. 
According  to  the  classification  office,  one  reason  that  much 
subdivided  land  is  still  classified  as  agricultural  is  that 
many  landowners  are  selling  parcels,  one  at  a  time  over  a 
period  of  years  and  are  keeping  the  unsold  balance  (or  remainder) 
in  agricultural  use. 

In  such  a  situation  the  classification  office  might 
assign  only  a  portion  of  the  whole  to  a  subtract  classification 
even  though  the  entire  tract  might  potentially  be  subdivided. 
Apparently  most  unimproved  parcels  of  over  forty  acres  are 
classified  as  agricultural  or  may  have  only  a  portion,  for 
example,  five  acres,  assigned  to  a  subtract  classification. 
If  the  segregated  property  was  improved  by  a  residential 
structure  it  would  most  likely  be  classed  as  a  subtract, 
unless  the  owner  could  prove  that  a  majority  of  his  income 
was  derived  from  the  agricultural  use  of  his  property. 

The  following  are  the  State  Board  of  Equalization  figures 
for  Ravalli  County  lands  classified  as  "Subtract,  Villa  Sites, 
Orchards,  etc." 
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Numerical 

Increase 

Approximate 

Over  Previous 

Percentage 

Year 

Acres 

Year 

Increase 

1964 

511 

__ 

mmmm 

1965 

2,675 

2,164 

523.4 

1966 

2,612 

(63) 

(2.35) 

1967 

3,351 

739 

28.4 

1968 

4,454 

1,103 

32.8 

1969 

6,575 

2,121 

47.6 

1970 

7,906 

1,331 

20.2 

1971 

9,509 

1,603 

20.2 

1972 

13,808 

4,299 

45.3 

The  sharp  increase  of  subtract  acreage  from  1964  to 
1965  was  due  to  the  inauguration  of  land  classification  during 
1964  and  1965.   Problems  with  this  inauguration  would  most 
likely  account  for  the  decrease  in  1966.   No  explanation 
could  be  given  by  the  classification  office  for  the  drop 
in  the  rate  of  increase  in  1970  and  1971.   The  decrease  could 
conceivably  be  related  to  local,  state  or  national  economic 
trends  during  that  period.   Ravalli  County's  land  classifica- 
tion officer  has  been  employed  by  the  classification  office 
since  1957  and  has  been  responsible  for  land  classification 
since  1963.   This  helps  to  assure  the  consistency  and  continuity 
of  the  figures  reported.  Ravalli  County  had  one  of  the  highest 
rates  of  increase  for  this  land  classification  of  several 
western  Montana  counties  which  were  considered  for  the  subdivi- 
sion inventory.   This  was  a  major  factor  in  the  selection 
of  Ravalli  County. 

A  review  of  subdivisions  platted  and  filed  in  the  Office 
of  Clerk  and  Recorder  revealed  a  similar  pattern.   Ninety- 
four  percent  (94%)  of  the  subdivided  rural  acreage  which 


-7- 


was  platted  and  filed  during  the  period  from  1957  to  1972 
had  been  filed  from  1966  to  1972.   Of  33  rural  subdivisions 
platted  and  filed  from  1957  to  1972,  the  17  largest  were 
created  from  1966  to  1972.  Furthermore,  these  17  accounted 
for  eighty-three  percent  (83%)  of  the  rural  acreage  platted 
and  filed  1957  to  1972.   (See  pages  21-23  for  details.) 
These  figures  indicate  that  the  present  boom  in  subdivision 
activity  began  approximately  1966  to  1967. 

Procedure  for  Computer  Analysis 

The  definition  of  subdivision  used  in  this  inventory 
was  "any  land  which  is  divided  into  three  or  more  parcels 
(two  segregations  from  the  original  tract)".   This  definition 
included  data  for  the  remainder  parcel  in  the  subdivision 
inventory,  in  addition  to  the  data  for  the  two  segregated 
parcels.   However,  the  subdivision  bill  drafted  by  the  Division 
of  Planning  and  Economic  Development  excluded  the  remainder 
from  the  subdivision  definition  unless  it  was  also  offered 
for  sale.   The  classification  office  ownership  lists  did 
not  always  clearly  indicate  whether  the  original  parcel  or 
remainder  was  owned  by  the  subdivider  or  if  this  also  had 
been  sold.   Some  of  these  original  tracts  or  remainders  included 
in  the  inventory  data  were  of  considerable  size.   Thirty- 
four  (34)  of  the  parcels  in  the  inventory  were  200  acres 
or  larger  in  size  and  averaged  over  500  acres.   These  34 
properties  may  include  some  being  held  for  speculative  purposes 
but  also  certainly  include  others  being  used  strictly  for 
agricultural  use.   (See  page  31  for  details.)   Another  problem 
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in  analyzing  the  inventory  data  was  determining  how  many 
of  the  subdivided  properties  were  subdivided  primarily  for 
agricultural  purposes  and  how  many  primarily  for  residential 
purposes.   It  would  be  more  relevant  to  concentrate  on  those 
oriented  to  residential  use.   For  this  reason,  the  data  were 
sorted  to  exclude  all  parcels  40  acres  or  larger  as  it  was 
believed  unlikely  that  these  parcels  under  40  acres  would 
be  used  primarily  for  agricultural  purposes.   This  also  served 
to  eliminate  almost  all  the  remainders  from  the  inventory 
data  base.   A  manual  review  of  the  data  base  indicated  that 
remainders  averaged  approximately  101  acres.   It  also  appeared 
that  a  high  proportion  of  the  remainders  under  40  acres  in 
size  had  also  been  sold  as  part  of  the  subdivision.   Eighty- 
seven  (87)  percent  of  all  subdivided  parcels  were  under  40 
acres  in  size.   Because  the  exclusion  of  parcels  40  acres 
or  larger  eliminated  almost  all  the  remainders,  the  subsequent 
computer  runs  used  a  "two  or  more  parcel"  definition  to  make 
the  data  base  consistent  with  the  definition  used  in  the 
proposed  law.   All  following  computer  runs  excluded  parcels 
40  acres  or  larger  from  the  data  base.   Four  subdivisions 
were  eliminated  because  no  parcels  under  40  acres  remained. 
Five  subdivisions  were  eliminated  because  only  one  parcel 
remained. 

Summary  of  Major  Computer  Reports 

One  of  the  first  subsequent  reports,  which  excluded 
parcels  40  acres  or  larger,  sorted  properties  being  sold 
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on  a  contract-for-deed  and  properties  for  which  deeds  have 
been  received  according  to  several  criteria.  (See  page  32 
for  details.) 

This  report  indicated  that  62%  of  all  parcels  and  62% 
of  all  acres  are  currently  being  sold  on  a  c.f.d.  basis. 
The  total  percentages  of  parcels  and  acreage  for  which  deeds 
have  been  received,  however,  are  38%  and  37%,  respectively. 
It  must  be  emphasized  that  the  figures  listed  for  contract- 
for-deed  reflect  only  those  contracts  currently  in  effect. 
The  percentages  listed  for  "deeds  received"  (Properties  for 
which  deeds  have  been  received)  include  those  deeds  which 
have  been  acquired  by  conventional  mortgage  financing  and 
by  the  fulfillment  of  contracts-for-deed.   There  is  no  way 
of  knowing  how  many  of  these  "deeds  received"  represent  sales 
under  c.f.d. 's.  Consequently,  the  true  percentage  of  property 
which  is  sold  on  a  c.f.d.  basis  is  likely  higher  than  is 
indicated. 

The  data  also  indicate  that  73%  of  the  c.f.d.  parcels 
and  62%  of  the  c.f.d.  acreage  are  unrecorded.   These  are 
c.f.d. 's  which  have  been  voluntarily  reported  to  the  Assessor 
but  have  never  been  recorded  in  the  Office  of  County  Clerk 
and  Recorder.  There  is  no  way  of  knowing  how  many  c.f.d. 
transactions  are  both  unrecorded  and  unreported.   Because 
of  this,  the  true  percentage  of  unrecorded  c.f.d. 's  may  also 
be  higher  than  the  percentages  indicate. 

This  report  also  indicates  that  4%  of  the  total  parcels 
and  acreage  have  been  platted  but  not  filed.   In  such  cases 
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the  plats  are  probably  used  by  the  subdivider  to  facilitate 
sales.   The  plats  may  not  be  filed  with  the  county  clerk 
and  recorder  because  the  subdivision  would  then  have  to  meet 
county  and  state  requirements. 

Of  the  parcels  under  40  acres,  only  35%  of  the  total 
parcels  and  16%  of  the  total  acreage  involved  have  been  platted 
and  filed.  The  remainder  of  the  parcels  and  acreage  has  been 
subdivided  without  benefit  of  public  review.   The  data  also 
show  that  the  percentage  of  recorded  c.f.d.  parcels  and  acreage 
is  almost  twice  as  great  for  unplatted  and  unfiled  subdivisions 
as  for  platted  subdivisions.  This  suggests  that  persons  who 
have  purchased  parcels  in  platted  and  filed  subdivisions 
are  somehow  put  at  ease  because  the  subdivision  is  on  file 
with  the  proper  authorities.   This,  of  course,  does  nothing 
to  guarantee  their  title  to  their  individual  parcel.   The 
purchasers  of  parcels  in  xinplatted  subdivisions  seem  to  show 
more  prudence  in  protecting  their  interests,  by  recording 
their  contract-for-deed. 

Only  25%  of  the  parcels  and  24%  of  the  acreage  have 
been  improved  by  some  type  of  structure,  most  likely  residential, 
according  to  the  classification  office.   It  is  unlikely  that 
parcels  under  4  0  acres  in  size  would  be  economically  viable 
agricultural  units  so  the  lack  of  improvements  may  indicate 
that  the  land  is  being  held  for  speculative  reasons  or  that 
the  purchaser  is  waiting  for  a  particular  condition  to  exist 
before  building.   Non-resident  landowners  commonly  plan  to 
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retire  in  Montana  and  build  a  residence  on  their  lot  at  that 
time.   Many  Missoula  County  residents  have  purchased  Ravalli 
County  property  on  which  they  plan  to  build  a  weekend  or 
suinmer  retreat.   Some  Missoula  city  residents  seek  the  amenities 
of  a  permanent  residence  in  the  Bitterroot  Valley  and  are 
willing  to  commute  the  additional  distance  to  their  employment. 
(This  "bedroom  effect"  reportedly  provides  an  impetus  to 
subdivision  activity  in  the  northern  portion  of  Ravalli  County.) 
Understandably,  there  is  often  a  time  lag  between  the  date 
of  purchase  and  the  time  when  the  purchaser  has  accumulated 
sufficient  capital  to  undertake  the  construction  of  a  residence. 
The  percentage  of  improvement  is  much  higher  for  parcels 
for  which  deeds  have  been  received  than  for  the  parcels  currently 
being  purchased  by  c.f.d.   This  indicates  that  most  people 
are  not  building  on  their  property  until  they  receive  full 
and  clear  title. 

The  notice  of  purchaser's  interest  (N.P.I.)  is  the  instrument 
by  which  purchasers  record  contracts-for-deed.   The  N.P.I. 
has  been  in  use  in  Ravalli  County  for  only  the  last  five 
to  six  years.  The  data  indicate  that  a  minimum  of  26%  of 
the  parcels  and  38%  of  the  acreage  currently  being  sold  by 
c.f.d.  has  been  sold  in  the  last  five  to  six  years. 

The  next  computer  run  sorted  contract-for-deed  use  by 
township  and  range.   It  indicated  that  the  major  concentration 
of  improved  subdivision  parcels  appears  to  be  in  or  near 
areas  of  pre-existing  permanent  or  seasonal  residential  devel- 
opment.  (See  page  33  and  34  for  details.) 
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Three  computer  runs  examined  the  size  distribution  of 
subdivided  parcels.   Of  the  subdivided  parcels  under  40  acres, 
the  majority  of  subdivided  acreage  involves  parcels  under 
15  acres.   (See  pages  30   ,  31  ,  and  35  for  details.) 

As  has  been  noted  previously,  much  land  in  Ravalli  County 
has  been  subdivided  and  conveyed  without  benefit  of  platting 
or  filing.   One  consequence  of  this  has  been  the  loss  to 
the  county  of  the  land,  or  cash  in  lieu  thereof,  which  should 
have  been  dedicated  to  public  use  for  parks  under  the  present 
platting  law  (Section  11-602,  Subd.  9,  R.C.M.  1947).   The 
law  requires  that  subdivisions  must  dedicate  from  one-twelfth 
to  one-ninth  of  the  subdivision  to  the  public  for  park  land. 
The  county  may  for  good  cause  waive  land  dedication  and  accept 
a  cash  donation  equaling  the  fair  market  value  of  the  land 
that  would  have  been  dedicated.   The  data  base  was  examined 
in  order  to  determine  approximately  how  much  land  and  money 
is  being  lost  to  the  public.   The  ten-acre  subdivision  defini- 
tion was  applied  to  the  data  base  which  included  only  parcels 
under  4  0  acres.   The  application  of  the  subdivision  law  to 
the  data  base  included  121  subdivisions  comprising  7,584 
acres  (See  page  37  ) .  Of  these,  19  subdivisions  comprising 
1,370  acres  had  been  platted  and  filed.   This  left  102  subdivi- 
sions comprising  6,214  acres  which  did  not  undergo  public 
review  and  control  and  did  not  dedicate  park  land  to  the 
public  or  cash  in  lieu  of  that  park  land.   The  application 
of  the  one-twelfth  to  one-ninth  requirement  revealed  that 
from  517.83  acres  to  690.44  acres  of  potential  park  land 
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was  lost  to  Ravalli  County.   Estimates  of  the  unsubdivided 
value  of  average  Ravalli  County  land  would  conservatively 
range  from  $500  to  $1,000  per  acres.   If  these  values  were 
applied  to  the  above  acreages,  this  would  indicate  that  from 
$259,000  to  $690,000  of  potential  cash  in  lieu  of  park  land 
dedication  was  lost  to  the  public. 

There  has  been  considerable  discussion  in  recent  years 
concerning  nonresident  purchase  of  subdivided  lands  in  Montana. 
The  report  which  examined  residency  excluded  parcels  forty 
acres  or  larger  from  the  data  base.   Only  55%  of  the  acreage 
is  owned  by  residents  of  Ravalli  County.   Seventeen  percent 
(17%)  is  owned  by  residents  of  Missoula  County.   Twenty-three 
percent  (23%)  is  owned  by  non-Montanans  and  10%  is  owned 
by  Calif ornians  alone.   In  terms  of  acreage,  Californians 
formed  the  largest  group  of  non-resident  purchases  with  residents 
of  Washington  and  Idaho  second  and  third. 

The  data  also  indicate  that  Ravalli  County  residents 
purchase  smaller  lots  than  the  6.5  acre  average.   The  average 
lot  size  for  Californians,  11.0  acres,  is  twice  that  for 
Ravalli  County  residents  (5.5  acres).   Non-Montanans  purchase 
lots  fifty  percent  (50%)  larger  than  those  purchased  by  Montanans 
(9.0  acres  v.s.  6.0  acres).  (See  pages  38-41  for  details.) 
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Conclusions 

The  Ravalli  County  Subdivision  Inventory  was  the  first 
study  of  this  type  undertaken  in  Montana.   The  major  research 
problems  derived  largely  from  the  difficulties  of  working 
with  incomplete  records,  a  situation  which  exists  because 
Montana  has  no  comprehensive  law  requiring  the  recording 
of  all  real  estate  transactions.  Without  the  record-keeping 
system  used  by  Ravalli  County,  even  this  limited  study  could 
not  have  been  done.   In  most  counties,  it  could  not  have 
been  done  at  all. 

Ravalli  County  seems  representative  of  other  Montana 
counties  experiencing  rural  subdivision  activity.   The  rural 
land  subdivision  is  encouraged  by  suburban  pressures  of  Missoula 
in  the  northern  portion  of  the  county  and  by  retirement  or 
recreational  stimuli  in  the  southern  area. 

There  has  been  considerable  "sound  and  fury"  generated 
in  recent  years  by  the  specter  of  non-Montana  residents  subdi- 
viding and  purchasing  subdivided  rural  lands.   Available 
information  seems  to  indicate  that  in  Ravalli  County,  at 
least,  Montanans,  not  non-residents  are  the  major  subdividers. 
The  research  further  indicated  that  Montanans,  not  non-residents, 
provide  the  major  market  for  Montana's  subdivided  rural  lands. 
Almost  three-fourths  of  the  parcels  under  40  acres  are  owned 
by  Montanans. 
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A  significant  problem  revealed  by  the  inventory  was 
that  a  major  portion  of  rural  subdivision  wholly  escapes 
public  review  and  control.   This  often  results  in  undesirable 
land  use,  environmental  degradation,  poor  or  no  provisions 
for  adequate  sanitation  and  excessive  costs  to  the  public 
for  maintenance  of  public  services.   This  inadequate  regulation 
has  also  cost  the  public  hundreds  of  acres  of  potential  park 
land  and  thousands  of  dollars  of  cash  in  lieu  of  park  land 
dedication.   In  Ravalli  County,  of  the  subdivided  parcels 
under  40  acres,  only  35  percent  of  the  parcels  (16%  of  the 
acreage)  had  been  platted  and  filed.   This  clearly  demonstrates 
that  our  old  subdivision  law  was  ineffective.   In  response 
to  popular  demand  for  comprehensive  subdivision  control, 
the  1973  Session  of  the  Forty-third  Legislative  Assembly 
enacted  Senate  Bill  208,  "The  Montana  Subdivision  and  Platting 
Act".   This  bill  requires  platting,  filing,  and  public  review 
of  all  proposed  subdivisions. 

The  Ravalli  study  suggests  that  the  current  boom  in 
subdivision  activity  began  quite  recently,  approximately 
1966-1967.   This  suggests  that  if  Montanans  act  promptly 
they  can  provide  planned  and  controlled  growth  before  major 
and  irreparable  damage  is  done. 

Another  problem  revealed  by  the  study  was  the  extensive 
use  of  unrecorded  contracts  for  deed.   In  Ravalli  County, 
almost  two-thirds  of  all  subdivision  transactions  are  being 
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handled  on  a  contract  for  deed  and  73%  of  these  are  unrecorded. 
Comprehensive  state  legislation  which  requires  the  recording 
of  all  contract  for  deed  transactions  is  required  for  several 
reasons. 

A  recent  Montana  Supreme  Court  ruling  in  State  ex  rel, 

Stevens  v.  City  of  Hamilton  ( Mont.  ,  504  P2d 

28  3)  held  that  purchasers,  and  not  sellers,  under  contracts 
for  deed  are  "freeholders"  entitled  by  Section  11-403  (1) 
R.C.M.  1947,  to  petition  against  the  annexation  of  new  territory 
by  a  municipality.  The  term  "freeholder"  is  used  in  seventy 
different  sections  of  the  Revised  Codes  of  Montana.   This 
decision  will  undoubtedly  apply  to  many  other  similar  situaltions. 
In  order  for  clerks  and  recorders  to  verify  names  of  those 
eligible  as  "freeholders"  under  the  Court's  decision  to  vote 
or  petition,  notice  of  the  purchaser's  interest  must  be  filed 
for  record. 

The  proposed  requirement  is  also  necessary  to  bring 
about  more  equitable  property  taxation  in  the  state.   Subdivided 
land  is  assessed  at  a  much  higher  rate  than  agricultural 
land,  and  it  is  possible  for  developers  to  subdivide  and 
sell  their  agricultural  land  without  notifying  the  county 
assessor  of  the  change  in  land  use.   They  continue  to  pay 
taxes  on  the  land  at  the  agricultural  rate  and  prorate  the 
taxes  among  their  purchasers.  Purchasers  also  benefit  from 
the  reduced  rate  and  are  disinclined  to  record  their  interest 
in  the  land  because  this  might  result  in  reclassification 
and  an  increased  assessment.   To  compensate  for  revenue  lost 
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through  this  subterfuge,  other  property  owners  must  pay  more 
than  their  fair  share  of  taxes.   The  recording  of  the  purchaser's 
interest  would  overcome  this  problem  by  putting  county  assessors 
on  notice  of  changing  land  use. 

Finally,  the  required  filing  of  a  notice  of  purchaser's 
interest  under  contracts  for  deed  would  protect  the  purchaser's 
interest  in  the  land  from  subsequent  purchasers  in  good  faith, 
improve  public  land  records,  expose  heretofor  uncontrolled 
subdivision  activity  to  public  review  and  regulation,  and 
prevent  evasion  of  the  new  subdivision  law.  Senate  Bill  208. 
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SUMMARY  OF  MAJOR  DATA 


B. 


Data  based  on  inclusion  of  parcels  40  acres  or  larger 

1.  The  boom  in  non-urban  subdivision  activity  began 
1966  -  1967. 

2.  Total  subdivided  acreage  is  37,923  acres. 

a.  29,341  acres  (77%)  is  in  parcels  40  acres  or  larger. 

b.  8,582  acres  (23%)  is  in  parcels  under  40  acres. 

3.  31,268  acres  are  Montana-owned  (83%  of  total) .   Of 
this  acreage: 

a.  72%  was  owned  by  residents  of  Ravalli  County 

b.  22%  was  owned  by  residents  of  Missoula  County 

c.  6%  was  owned  by  residents  of  other  counties, 

4.  Approximately  80%  of  the  subdivided  parcels  are  less 
than  20  acres  in  size. 

Data  based  on  exclusion  of  parcels  40  acres  or  larger. 

1.  6,391  acres  or  75%  are  Montana-owned.   Of  this  acreage: 

a.  55%  was  owned  by  residents  of  Ravalli  County. 

b.  17%  was  owned  by  residents  of  Missoula  County. 

c.  23%  was  owned  by  residents  of  other  counties. 

2.  Californians  own  10%  of  the  subdivided  acreage  and  are 
the  largest  group  of  out-of-state  purchasers. 

a.   45%  of  the  acreage  owned  by  non-Montanans  is  owned 
by  Californians. 

11%  is  owned  by  Washington  residents 
5%  is  owned  by  Idaho  residents. 
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b.   Non-residents  purchase  larger  lots  than  residents,  with 
Californians  purchasing  the  largest.   The  average 
California  lot  (11.0  acres)  is  twice  as  large  as  the 
average  lot  owned  by  a  resident  of  Ravalli  County 
(5.5  acres) .   The  average  non-resident  lot  is  9.0  acres 
and  the  average  Montana  lot  is  6.0  acres. 

3.  23%  of  the  acreage  is  currently  being  sold  by  recorded 
contract-f or-deed . 

40%  of  the  acreage  is  currently  being  sold  by  unrecorded 

contract-f or-deed . 

63%  is  currently  being  sold  by  contract-f or-deed. 

The  balance  of  37%  represents  acreage  for  which  a  deed 

has  been  received. 

a.  Of  the  acreage  being  sold  on  a  contract-f or-deed  basis, 
73%  of  the  parcels  and  62%  of  the  acreage  are  unrecorded. 

b.  There  is  no  way  of  determing  how  many  individuals 

are  not  reporting  their  unrecorded  contracts- f or-deed. 

4.  16%  of  the  acreage  and  35%  of  the  parcels  have  been  platted 
and  filed. 

5.  Approximately  one-fourth  of  the  subdivided  properties  have 
been  improved.  Most  of  the  improved  properties  appear  to 
be  adjacent  to  existing  urban  areas  and  in  the  southern 
end  of  the  county  near  areas  of  pre-existing  seasonal 
development. 
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RAVALLI  PLATTED  AND  FILED  SUBDIVISIONS 


Non-Amended 
Plats  1957- 
March  1972 
Period  of 
Inventory 

Non-Amended 
Plats  1957- 
October  1972 

Non-Amended 
Non-Urban 
Plats  1957- 
March  1972 

Number  of  Subdivisions 

42 

47 

28 

Number  of  Lots 

936 

977 

706 

Total  Acreage 

1,953.82  A. 

2,115.45  A. 

1,840.57  A. 

Average  Number  of  Lots 

22.3 

20.9 

25.2 

Average  Acreage  in 
Subdivision 

46.5  A. 

45.0  A. 

65.7  A. 

Average  Lot  Size 

2.1  A. 

2.2  A. 

2.6  A. 

Forty-nine  subdivisions  platted  and  filed  1957  to  October  1972. 

Of  these,  two  are  amended  plats,  adjusting  previous  plats. 

Of  the  forty-seven  plats,  fourteen  are  in  urban  areas,  leaving 
thirty-three  non-urban  subdivision  plats.   Of  these  thirty-three, 
five  were  platted  after  March,  1972,  the  cutoff  date  for  the  inven- 
tory.  There  were  twenty-eight  non-urban  plats  filed  from  1957 
to  March,  1972. 

Seventy-five  percent  (75%)  of  the  lots  platted  and  filed  1957  - 
March,  1972  were  in  non-urban  locations. 

Ninety-four  percent  (94%)  of  the  acreage  during  this  period  was 
non-urban. 

Sixty-seven  percent  (67%)  of  the  subdivision  were  non-urban. 

Of  the  twenty-eight  non-urban  plats  filed  March,  1957  to  March, 
1972: 

97.9%  of  the  acreage  was  subdivided  from  1966  on. 

93.9%  of  the  lots  were  created  from  1966  on. 

9  3.7%  of  the  acreage  was  subdivided  from  1967  on, 

89.1%  of  the  lots  were  created  from  1966  on. 

According  to  local  authorities,  three  of  the  twenty-eight  subdivi- 
sions were  undertaken  by  out-of-state  developers.   All  of  these 
were  California  residents  who  now  have  permanent  residences  in 
Ravalli  County. 
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RAVALLI  COUNTY 


1957  -  OCTOBER,  1972 


SEVENTEEN  LARGEST  NON-URBAN  PLATTED  AND  FILED  SUBDIVISIONS 


Name 


Date  Total         No.  of 

Filed       Acreage       Lots        Min, 


Lot  Size 
Max .         Ave . 


Bonanza  Land  #2 
McCalla  Creek  Acres 
Tiffin  Tracts  #2 
Melody  Meadows 
Bonanza  Land  #1 
Deerborn  Acres 
Chief  Joseph  Hts . ,  2nd  Addn . 
WUdwood  Park  Ranchettes 
Vernon  Ranchettes  #2 
Tiffin  Tracts  #1 
Meadow  Vista  Tracts 
Sawtooth  Creek  Rsinch 
Sweeney  Creek  Estates 
Mountain  View  Tracts 
Chief  Joseph  Hts. ,  1st  Addn . 
Vernon  Ranchettes  #1 
Kootenai  Creek  Acres  #2 


2-71 

202.70 

80 

.98 

5.28 

2.53 

8-68 

202.65 

18 

4.82 

22.21 

11.26 

12-68 

160.00 

24 

5.00 

10.00 

6.67 

7-69 

113.65 

13 

5.09 

10.05 

8.74 

9-71 

106.12 

234 

.51 

1.27 

.45* 

7-72 

101.16 

16 

5.01 

6.36 

6.32 

10-67 

99.91 

16 

1.56 

9.26 

6.24 

5-69 

97.00 

10 

1.00 

10.00 

9.70 

2-70 

84.90 

8 

9.73 

11.75 

10.61 

12-68 

81.06 

8 

.90 

30.00 

10.13 

8-67 

80.00 

19 

1.87 

5.27 

4,21 

12-71 

78.90 

16 

1.17 

9.62 

4.93 

11-70 

60.36 

11 

5.02 

5.99 

5.49 

9-66 

59.86 

11 

5.20 

5.62 

5.44 

10-67 

55.09 

9 

6.20 

8.00 

6.12 

7-69 

50.00 

5 

10.00 

10.00 

10.00 

3-71 

41.27 

6 

5.04 

9.85 

6.87 

TOTAL 


1674.63 


504 


3.32 


♦Includes  park  acreage,  park  not  listed  as  lot. 
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Average  total  acreage  size  of  the  seventeen  (17)  largest 
subdivisions  =   98.51  acres. 

Average  total  number  of  lots  in  the  seventeen  (17)  largest 
subdivisions  =   29.7  lots. 

Thirty- three  (33)  non-urban  subdivisions  have  been  platted  in 
Ravalli  County  from  March,  1957  to  October,  1972  comprising 
2,008.98  acres  and  753  lots. 

The  seventeen  (17)  largest  subdivisions  have  been  created  since 
1965  and  account  for  eighty-three  percent  (83%)  of  the  acreage 
platted  and  filed  in  that  period  and  sixty-seven  percent  (67%) 
of  the  lots. 

Of  these  thirty-three  (33)  non-urban  subdivisions,  thirty  (91%) 
have  been  platted  and  filed  1966.   Ninety-six  percent  (96%)  of 
the  acreage  subdivided  has  been  subdivided  since  1966  (1,929.26 
acres) .   Ninety-five  percent  (95%)  of  the  lots  have  been  created 
since  1966  (712  lots) . 
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Two  sample  pages  from  the  12  3  pages  of  the  computer  print-out 
of  the  data  entry  form  are  included  to  help  the  reader  understand 
the  source  of  the  information.   Each  line,  from  left  to  right 
across  the  page,  preceded  by  a  plat  mark,  contains  the  information 
found  on  the  individual's  property  card  on  file  in  the  Assessor's 
office.   Following  the  sample  pages  is  a  column-by-column 
interpretation  of  the  data  entry  form. 
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The  following  is  a  column-by-column  description  of  the  data 
entry  form  used  in  the  Ravalli  County  Inventory: 


CD 


Plat 


Seller 


Buyer 


City  and  State 


Subdivision 


N  =  Those  c.f.d.  sales  recorded  by  a 
Notice  of  Purchaser's  Interest  (NPI) 
instrument.   It  will  be  possible  to  date 
some  of  the  c.f.d.  activity  because  the 
NPI  has  been  used  for  only  approximately 
the  last  five  years.   Any  other  letter 
in  this  column  indicates  a  purchase  under 
a  c.f.d.  recorded  before  NPI's  came  into 
use.   If  this  column  is  blank,  the  c.f.d. 
is  unrecorded  but  has  been  reported  to 
the  Ravalli  County  Assessor. 

(Plat  Mark)  A  land  classification  code 
for  individual  parcels.   This  code  coordinates 
with  ownership  maps  and  was  also  used  to 
identify  subdivision  groupings. 

The  seller  is  listed  for  c.f.d.  trans- 
actions only.   This  indicates  that  a  c.f.d. 
is  currently  in  effect.  If  the  column  is 
blank,  the  person  listed  in  the  buyer 
column  has  received  a  deed  for  the 
property. 

The  person  listed  in  this  column  is  currently 
buying  this  parcel  on  a  c.f.d.  if  a  person 
is  listed  in  the  seller  column  on  the  same 
line.   If  the  seller  column  is  blank,  the 
individual  listed  holds  a  deed  for  the  parcel. 

The  City  and  State  listed  is  the  address 
listed  by  the  purchaser  of  the  c.f.d.  or  a 
person  who  owns  property  outright.   The 
City  location  permits  sorting  by  county 
for  Montana  purchasers.   Some  cities  are 
abbreviated.   U.S.  Postal  Service  abbre- 
viations are  used  for  the  states. 

An  abbreviation  for  a  subdivision  name  is 
listed  here  if  the  parcel  is  part  of  a  platted 
subdivision. 


"F"  is  this  column  indicates  that  there  is  a 
plat  on  file  in  Ravalli  County  Clerk  and 
Recorder's  Office  for  the  subdivision  listed 
in  the  subdivision  column.   Some  subdivisions 
are  platted  to  facilitate  parcel  sales  but 
the  plat  is  not  filed. 
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Location  The  following  are  some  of  the  types  of  descrip- 
tion used  to  locate  parcels  beyond  the  section, 
township  and  range  despription: 

(1)  "Lot"  -  is  a  U.S.  government  lot. 

(2)  "L.l,  B.l",  for  example,  would  equal  Lot  1, 
Block  1,  of  the  subdivision  named  in  the 
subdivision  column.   Platted  subdivisions 
also  may  use  "No."  and  "#"  and/or  "Tract". 

(3)  Some  use  a  short  metes-and-bounds  descrip- 
tion. 

(4)  "H.E.S."  -  Means  Homestead  Entry  Survey, 
the  survey  conducted  before  the  official 
United  State  Government  Survey. 

(5)  Most  properties  are  described  by  Government 
Survey  (quarter-quarter  description) . 

Some  may  have  both  a  lot  number  and  a 
quarter-quarter  description. 

Section, Township  Location  data  which  could  be  used  for  mapping 
and  Range       purposes. 

Index  Indicates  page  number  and  Clerk  and  Recorder's 

Land  Index  Book  for  location  and  detailed 
drawing  of  parcel. 

Acreage        Total  acreage  of  parcel. 

Size  Acreage  in  each  land  use  classification  contained 

in  the  parcel.   The  acreage  involved  is  followed 
by  an  abbreviation  indicating  the  land  use 
classification. 

CL  These  are  the  Board  of  Equalization's  Land 

Use  Classifications: 

I  =  Irrigated 

N  =  Non-irrigated 

G  =  Grazing 

W  =  Wild  hay 

T  =  Timber 

S  =  Subtract  (Suburban  tract) 

Wasteland  acreage  is  not  listed.   This  will 
account  for  discrepancies  in  totals  between 
total  parcel  acreage  and  land  classification 
acreages. 
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IMP 


Indicates  property  which  has  been  improved  by 
a  house,  mobile  home,  or  some  other  type  of 
building. 


The  following  pages  contain  summaries  of  the  information 
obtained  from  computer  analysis  of  the  data  base  developed 
by  the  Ravalli  County  Subdivision  Inventory.   The  separate 
reports  which  follow  are  generally  organized  in  order  of 
the  date  of  the  computer  run  which  generated  the  data. 
Some  figures  and  percentages  may  change  as  the  data  were 
refined.   In  most  cases  the  changes  which  occurred  were  minor 
and  did  not  affect  the  general  patterns  indicated. 
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AMOUNT  OF  ACREAGE  IN  RAVALLI  subdivision  inventory  which  falls  under 
subdivision  increments: 


A  subdivision  is  3 
parcels  any  one  of  which 
is  under: 

40  acres 

35  acres 

30  acres 

25  acres 

20  acres 

15  acres 

10  acres 

5  acres 


Number  of 
Acres  Included: 

36,202  acres 

36,202  acres 

36,002  acres 

34,025  acres 

33,574  acres 

33,426  acres 

31,577  acres 

29,867  acres 


Percentage  of 
Acreage  Included: 

95.47% 

95.47% 

94.94% 

89.73% 

88.54% 

88.15% 

83.27% 

78.76% 


Percentages  are  based  on  37,918  acre  figures,  total  acreage  included  in  Ravalli 
inventory ,  (includes  acreages  over  40  acres) . 

In  most  of  the  proposed  subdivision  legislation  "subdivision"  was  defined  as 
"The  division  of  land,  into  two  or  more  parcels  any  of  which  was  less  than 
40  acres  in  size"  .    The  figures  reported  above  are  the  result  of  a  computer 
sort  of  the  data  base  using  the  above  definition  at  various  acreage  levels . 
This  indicated  the  extent  of  control  each  definition  would  give.    Two  other 
definitions  were  applied  to  the  data  manually .    The  first  defines  subdivisions 
in  terms  of  "10  acres  or  less"  rather  than  "less  than  10  acres".    This  resulted 
in  approximately  86.8%  coverage,  a  3.5%  increase.    Using  "20  or  less  acres" 
rather  than  "less  than  20"  ,  resulted  in  89.7%  coverage,  almost  as  much  as 
is  controlled  by  a  "less  than  25  acre"  definition. 

Based  on  a  computer  run  of  January  19,  1973. 
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COUNT  OF  PARCELS  AND  ACREAGE  OF  PARCELS 
IN  SUBDIVIDED  LANDS  IN  RAVALLI  COUNTY  BY  SIZE  OF  PARCEL 


No.  of 
Parcels 

Percentage 

No.  of 
Acres 

Percentage 

Under 

5  Acres 

663 

44.40% 

1,102 

2.90% 

Under 

10 

Acres 

941 

63.02 

2,850 

7.51 

Under 

15 

Acres 

1,149 

76.95 

5,055 

13.32 

Under 

20 

Acres 

1,186 

79.43 

5,682 

14.98 

Under 

25 

Acres 

1,247 

83.52 

6,951 

18.32 

Under 

30 

Acres 

1,250 

84.39 

7,306 

19.26 

Under 

35 

Acres 

1,284 

86.00 

8,064 

21.26 

Under 

40 

Acres 

1,298 

86.93 

8,582 

22.63 

Under 

45 

Acres 

1,354 

90.68 

10,842 

28.58 

Under 

50 

Acres 

1,361 

91.15 

11,175 

29.46 

Under 

100  Acres 

1,418 

94.97 

15,392 

40.58 

Under 

150  Acres 

1,445 

96.78 

18,514 

48.81 

Under 

200  Acres 

1,459 

97.72 

20,805 

54.86 

Total  Count 

Total  Count  2  00  and 
Over 


1,493 


100.00%    37,923 


34       22.77     17,118 
Based  on  a  computer  run  of  January  25,  1973. 


100.00% 
45.13 


The  purpose  of  this  report  was  to  determine  the  number  of  parcels 
and  acres  in  various  acreage  increments.   The  chart  is  cumulative. 
It  includes  parcels  40  acres  or  larger  in  size  in  the  data  base. 
There  were  thirty-four  (34)  parcels  over  200  acres  in  size  which 
accounted  for  forty-five  percent  (45%)  of  the  total  acreage.   The 
average  size  of  these  thirty- four  (34)  parcels  was  over  500  acres, 
These  might  be  either  agricultural  or  speculative  land  (or  both) . 
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RAVALLI  COUNTY  SUBDIVISION  ACTIVITY 
BY  TOWNSHIP  AND  RANGE 


The  report  on  the  preceding  page  organizes  two  classifica- 
tions by  township  and  range.   It  sought  to  identify  townships 
where  the  percentage  of  contract-for-deed  use  and  the  percentage 
of  improved  parcels  were  higher  than  average.   The  townships 
and  ranges  are  listed  in  the  approximate  order  of  their 
location,  from  the  north  end  of  Ravalli  County  to  the  south. 

The  size  of  the  sample  for  contract-for-deed  use  is 
probably  not  sufficiently  large  to  be  reliable.   One  large 
subdivision  using  contracts-for-deed  predominantly  can  easily 
disrupt  the  percentages. 

The  percentages  for  parcels  with  some  type  of  improvement 
are  probably  more  meaningful.   According  to  the  Classification 
Office,  most  of  these  improvements  may  be  safely  assumed 
to  be  residential  structures.   A  few  of  the  parcels  may 
have  had  buildings  on  them  before  they  were  subdivided. 
An  average  of  twenty-five  percent  (2  5%)  of  the  parcels  under 
40  acres  in  size  in  Ravalli  County  have  been  improved. 

Those  townships  which  are  above  average  in  percentage 
of  parcels  improved  are  the  following: 

Township-Range       Percentage  Location-Area 

10N-20W  2  6%  Florence 

7N-20W  36%  Corvallis  and  north  of 

Corvallis 
6N-21W  40%  Southwest  of  Hamilton 

6N-20W  60%  Hamilton  and  east  of  Hamilton 

4N-21W  58%  North  of  Darby 

3N-21W  46%  Darby 

2N-21W  50%  Conner 

2N-20W  62%  Southeast  of  Conner  (East 

Fork  of  Bitterroot  River) 
1N-21W  33%  West  Fork  of  Bitterroot  River 

1N-20W  36%  East  Fork  of  Bitterroot  River 

The  first  six  are  all  suburban  areas  of  existing  urban 
areas.   The  last  four  are  located  in  the  southern  end  of 
the  county  in  a  very  scenic  area,  known  for  tourism  and 
recreation. 

The  major  concentrations  of  improved  subdivision  parcels 
appear  to  be  in  or  near  areas  of  pre-existing  permanent 
or  seasonal  residential  development. 
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COUNT  OF  PARCELS  AND  ACREAGE  OF  PARCELS  UNDER  40  ACRES 
IN  SIZE  FOR  RAVALLI  COUNTY  ACREAGE  SUBDIVIDED 

1957  -  1972 


No. 

of 

Amoxint  of 

Parcels 

Acreage 

m 

Percent 

Parcels 

Percent 

Under 
Under 
Under 
Under 
Under 
Under 
Under 
Under 


5  Acres 
10  Acres 
Acres 
Acres 
Acres 
Acres 
Acres 
Acres 


15 
20 
25 
30 
35 
40 


660 

51.20% 

1,093 

12.98% 

938 

72.76% 

2,841 

33.74% 

1,146 

88.90% 

5,046 

59.93% 

1,183 

91.77% 

5,673 

67.38% 

1,241 

96.27% 

6,881 

81.73% 

1,253 

97.20% 

7,207 

85.60% 

1,275 

98.91% 

7,901 

93.84% 

1,289 

100.00% 

8,419 

100.00% 

NUMBER  OF  PARCELS  AND  AMOUNT  OF  ACREAGE 
IN  EACH  FIVE  ACRE  INCREMENT 


No. 

of 

Amount  of 

Parcels 

Acreage 

in 

Percent 

Parcels 

Percent 

Under  5  Acres 

5  to  Under  10  Acres 

10  To  Under  10  Acres 

15  To  Under 

20  To  Under 

2  5  To  Under 

30  To  Under 

35  To  Under 


20  Acres 

25  Acres 

30  Acres 

35  Acres 

4  0  Acres 


660 

51.20% 

1,093 

12.98% 

278 

21.56% 

1,748 

20.76% 

208 

16.14% 

2,205 

26.19% 

37 

2.87% 

627 

7.45% 

58 

4.50% 

1,208 

14.35% 

12 

.93% 

326 

3.87% 

22 

1.71% 

694 

8.24% 

14 

1.09% 

518 

6.16% 

TOTAL 


1,289 


Revised  figures  based  on  computer  run  of  February  14,  1973. 

This  report  excludes  parcels  40  acres  or  larger  from  the  data 
base.   It  segregates  the  parcels  by  five-acre  increments  in 
order  to  determine  the  size  distribution  of  parcels.   The 
first  chart  is  cumulative.   The  second  separates  each  grouping. 


-35- 


BOARD  OF  EQUALIZATION  LAND  USE  CLASSIFICATIONS 
OF  LANDS  INVOLVED  IN  RAVALLI  COUNTY  SUBDIVISION  ACTIVITY 

INCLUDES  ONLY  PARCELS  LESS  THAN  40  ACRES 


Land  Use  Classification  Acres        %  of  Total 

Subtract  (Suburban  Tract) 

Grazing 

Timber 

Irrigated 

Non-irrigated 

Wild  Hay 

Waste  Land  and  Lands  Classified 
other  than  above 

TOTAL: 

Based  on  computer  run  of  February  8,  1973. 


4,328.1 

51.48 

498.8 

5.93 

838.5 

9.97 

882.4 

10.49 

2.0 

.02 

104.3 

1.24 

1,752.8 

20.87 

8,406.88 
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Count  of  Subdivision  and  Acreage 
at  5  Acre  Increments 


Subdivision  Definition  Applied  to  Data  Base 
which  Excludes  Parcels  40  Acres  and  Over 


A  subdivision  is  2 

No.  of 

Percentage  of 

No.  of 

Percentage 

parcels  any  one  of 

subdivisions 

subdivisions 

acres 

of  acres 

which  is  under: 

included: 

included: 

included: 

included: 

40  acres 

137 

100.00% 

8,412 

100.00% 

35  acres 

137 

100.00% 

8,412 

100.00% 

30  acres 

136 

99.27% 

8,352 

99.28% 

25  acres 

135 

98.54% 

8,286 

98.50% 

20  acres 

134 

97.81% 

8,206 

97.55% 

15  acres 

132 

96.35% 

8,098 

96.26% 

10  acres 

121 

88.32% 

7,584 

90.15% 

5  acres 

105 

76.64% 

6,737 

80.08% 

Based  on  a  Computer  Run  of  February  8,  1973 

This  report  applied  the  subdivision  definition  used  by  Senate  Bill  208, 
the  "Montana  Subdivision  and  Platting  Act"  to  the  data  base  which 
excluded  parcels  40  acres  or  larger.    This  gives  some  indication  of 
the  coverage  that  law  will  have  with  its  10  acre  definition  and  its 
potential  coverage  if  the  acreage  level  could  be  raised . 
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RESIDENCE  BREAKDOWN  OF  NON-RESIDENT  PURCHASERS 
OF  SUBDIVIDED  LANDS* 


PARCELS  40  ACRES  &  OVER  EXCLUDED 


STATE  OF  RESIDENCE 


TOTAL 
PARCELS 


TOTAL 
ACREAGE 


Alaska 

Arkansas 

Arizona 

California 

Colorado 

District  of  Columbia 

Florida 

Georgia 

Iowa 

Idaho 

Illinois 

Indiana 

Louisiana 

Massachusetts 

Maryland 

Michigan 

Minnesota 

Missouri 

Nebraska 

North  Carolina 

North  Dakota 

New  Jersey 

New  Mexico 

Nevada 

New  York 

Ohio 

Oklahoma 

Oregon 

Pennsylvania 

South  Dakota 

Texas 

Utah 

Washington 

Wisconsin 

Wyoming 


INVENTORY  TOTAL! 


3 
1 
6 

78 
7 
2 
3 
1 
3 
7 
7 
2 
0 
1 
3 
3 
6 
2 
0 
1 
2 
2 
1 
3 
3 
9 
3 
6 
2 
1 
2 
3 

30 
2 
2 


1,289 


48.00 
10.00 
42.00 
861.00 
50.00 

5.00 
21.00 

7.00 

36.00 

100.00 

42.00 

14.00 

0.00 

8.00 
15.00 
46.00 
38.00 
30.00 

0.00 
10.00 
58.00 
12 

7 
20 
22 
45 
37 
22 


00 
00 
00 
00 
00 
00 
00 


5.00 
13.00 
10.00 
18.00 
221.00 
15.00 
12.00 


TOTAL  U.S. 

207 

1,900.00 

TOTAL  OUTSIDE  U.S. 

7 

31.00 

TOTAL  NON-MONTANA 

214 

1,931.00 

RESIDENCE  UNKNOWN 

11 

67.00 

8,419.00 


*This  table  does  not  reflect  non-residents  who  have  moved  to 
Montana  since  purchasing  land. 
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AVERAGE  ACREAGE  SIZE  OF  TRANSACTION 


40%  &  Over  Excluded 

California 

11.0  Acres 

Washington 

7.4  Acres 

Idaho 

14.3  Acres 

Outside  U.S. 

4.4  Acres 

Total  U.S. 

9.2  Acres 

Total  Non-Montana 

9.0  Acres 

Individual  Acreage  figures  as  percentage  of  Total 
Non-Montana  Acreage  and  Individual  Parcel  counts 
as  percentage  of  Total  Non-Montana  Parcels. 


UNDER 

40 

Parce] 

s 

Acreage 

California 

36% 

45% 

Washington 

14% 

11% 

Idaho 

3% 

5% 

Dutside  U.S. 

3% 

2% 

Total  U.S. 

97% 

98% 

Based  on  a  computer  run  of  February  22,  1973. 
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DISTRIBUTION  BY  COUNTY  OF  MONTANA  PURCHASERS 
OF  SUBDIVIDED  LAND  IN  RAVALLI  COUNTY 


Parcel  count  and  acreage  of  subdivided  lands  by  address 
(Residence)  of  buyer,  including  only  parcels  under  40  acres 
in  area. 


Total  Total 
County Parcels Acreage 

Beaverhead 

Cascade 

Deer  Lodge 

Gallatin 

Lake 

Lincoln 

Lewis  and  Clark 

Meagher 

Missoula 

Ravalli 

Silver  Bow 

Teton 

Valley 

Yellowstone 

TOTAL; 

Based  on  computer  run  of  February  22,  1973. 


5 

57.07 

1 

7.50 

2 

40.44 

2 

20.00 

2 

7.73 

2 

11.14 

10 

68.65 

1 

5.00 

187 

1,402.00 

840 

4,628.00 

6 

95.40 

1 

9.93 

1 

10.00 

2 

28.00 

061 

6,390.86 
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DISTRIBUTION  OF  MONTANA  OWNERSHIP  UNDER  4  0  ACRES 


Parcels 

%  of  Total 

Acreage 

%  of  Total 

Ravalli  Co. 

840 

79% 

4,628 

72% 

Missoula  Co. 

187 

18% 

1,402 

22% 

All  Other 

Montana 

34 

3% 

361 

6% 

TOTAL: 

1,061 

100% 

6,391 

100% 

Average  acreage  size  under  40  acres: 

Ravalli  County  Owned 
Missoula  County  Owned 
All  Other  Montana  Owned 
Total  Montana  Owned 


5.5  Acres 

7.5  Acres 

10.6  Acres 

6.0  Acres 


Based  on  a  computer  run  of  February  22,  1973, 
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